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1 .   Execut i ve  Summary  

Portfolio Overview & Assessment Details 

General Information 

Property Type/s Municipal buildings, fire stations, public works buildings, libraries, and police station. 
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General Information 

Main Addresses 01 - 1749 Court House: 4 Town Square, Plymouth, Massachusetts 02360 

02 - Animal Shelter: 2199 State Road, Plymouth, Massachusetts 02360 

03 - Cedarville Garage: 31 Hodge Pond Road, Plymouth, Massachusetts 02360 

04 - Crematory: 102 Samoset Street, Plymouth, Massachusetts 02360 

05 - DPW Annex: 169 Camelot Drive, Plymouth, Massachusetts 02360 

06 - DPW Highway Department Building: 159 Camelot Drive, Plymouth, 
Massachusetts 02360 

07 - DPW Salt Shed: 159R Camelot Drive, Plymouth, Massachusetts 02360 

08 - Fire Station #1 HQ: 114 Sandwich Street, Plymouth, Massachusetts 02360 

09 - Fire Station #2: 240 Samoset Street, Plymouth, Massachusetts 02360 

10 - Fire Station #3: 12 Pinehills Drive, Plymouth, Massachusetts 02360 

11 - Fire Station #4: 533 Bourne Road, Plymouth, Massachusetts 02360 

12 - Fire Station #5: 827 State Road, Plymouth, Massachusetts 02360 

13 - Fire Station #6: 2199-2209 State Road, Plymouth, Massachusetts 02360 

14 - Fire Station #7: 0 Spooner Street, Plymouth, Massachusetts 02360 

15 - Fresh Pond Bath House: 220 Bartlett Road, Plymouth, Massachusetts 02360 

16 - Harbor Master: 11 Town Wharf, Plymouth, Massachusetts 02360 

17 - Hedges Pond Great Hall: 158 Hedges Pond Road, Plymouth, Massachusetts 
02360 

18 - Little Red School House: 1144 Long Pond Road, Plymouth, Massachusetts 
02360 

19 - Main Library: 132 South Street, Plymouth, Massachusetts 02360 

20 - Manomet Library Branch: 12 Strand Avenue, Plymouth, Massachusetts 02360 

21 - Manomet Transfer Station: 350 Beaver Dam Road, Plymouth, Massachusetts 
02360 

22 - Manomet Youth Center: 659 State Road, Plymouth, Massachusetts 02360 

23 – Memorial Hall: 83 Court Street, Plymouth, Massachusetts 02360  

24 - Morton Park Bathhouse: 35 Morton Park Road, Plymouth, Massachusetts 
02360 

25 - Nelson Park Restrooms/Concession: 255 Water Street, Plymouth, 
Massachusetts 02360 

26 - Plymouth Beach Restrooms: 43 Ryder Way, Plymouth, Massachusetts 02360 

27 - Police Station HQ: 20 Long Pond Road, Plymouth, Massachusetts 02360 

28 - Senior Center/Council on Aging: 44 Nook Road, Plymouth, Massachusetts 
02360 

29 - Stephen’s Field Concession: 132R Sandwich Street, Plymouth, Massachusetts 
02360 

30 - Town Hall/1820 Courthouse: 26 Court Street, Plymouth, Massachusetts 02360 

31 - Vine Hills Cemetery Office: 100 Summer Street, Plymouth, Massachusetts 
02360 

32 - Visitor’s Information Center: 130 Water Street, Plymouth, Massachusetts 02360 
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General Information 

Sites Developed 1749 Court House: 1749 

Animal Shelter: 1975 

Cedarville Garage: 1983 

Crematory: 2009 

DPW Annex: 1988 

DPW Highway Department Building: 1990 / 2003 

DPW Salt Shed: 1990 

Fire Station #1 HQ: 1979 

Fire Station #2: 1975 

Fire Station #3: 2001 

Fire Station #4: 1977 

Fire Station #5: 1988 

Fire Station #6: 1997, renovated 2010 

Fire Station #7: 1906 

Fresh Pond Bath House: 1960 

Harbor Master: 1950 

Hedges Pond Great Hall: 1930 

Little Red School House: 1900 

Main Library: 1991 

Manomet Library Branch: 1950 / 2004 

Manomet Transfer Station: 1980 

Manomet Youth Center: 1935 

Memorial Hall: 1926 / 2012 

Morton Park Bathhouse: 1960 

Nelson Park Restrooms/Concession: 1992 

Plymouth Beach Restrooms: 1992 

Police Station HQ: 1995 

Senior Center/Council on Aging: 2012 

Stephen’s Field Concession: 1960 

Town Hall/1820 Courthouse: 1820, renovated 2016 

Vine Hills Cemetery Office: 1890 

Visitor’s Information Center: 1992 

Number of 
Buildings 

32 

Current 
Occupants 

Town of Plymouth 

Percent Utilization 100% 

Date(s) of Visit February 25 to March 1, 2019; April 9, 2019. 
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General Information 

Management 
Point of Contact 

Wayne Walkden, Facilities Manager, Town of Plymouth 
508.747.1620 phone 
wwalkden@townhall.plymouth.ma.us email 

On-site Point of 
Contact (POC) Kris Cavacco, Tom Nugent and Don Kearney 

Assessment & 
Report Prepared 
By 

Henry Guo, David Harrell and Ethan Abeles 

Reviewed By Daniel White, 

Technical Report Reviewer for 

Bill Champion, 

Program Manager 

bchampion@emgcorp.com 

800.733.0660 x6234 
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Plan Types 

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the 
recommended replacement, repair, or other corrective action.  This is the “why” part of the equation.  A cost or 
line item may commonly have more than one applicable Plan Type; however, only one Plan Type will be assigned 
based on the “best” fit, typically the one with the greatest significance. 

Plan Type Descriptions 

Safety  An observed or reported unsafe condition that if left unaddressed could 
result in injury; a system or component that presents potential liability risk. 

Performance/Integrity  Component or system has failed, is almost failing, performs unreliably, does 
not perform as intended, and/or poses risk to overall system stability. 

Accessibility  Does not meet ADA, UFAS, and/or other handicap accessibility 
requirements. 

Environmental  Improvements to air or water quality, including removal of hazardous 
materials from the building or site. 

Retrofit/Adaptation  Components, systems, or spaces recommended for upgrades in in order to 
meet current standards, facility usage, or client/occupant needs. 

Lifecycle/Renewal  Any component or system that is not currently deficient or problematic but 
for which future replacement or repair is anticipated and budgeted. 

Plan Type Distribution (by Cost) 
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Portfolio-Level Findings & Deficiencies 

Historical Summary 

The thirty-two properties were developed from 1749 to 2009. The buildings are being used by Town of Plymouth 
as municipal buildings, police stations, libraries, public works buildings, etc.  
 

Architectural  

Buildings have brick, wood, metal and cement board walls. Windows are aluminum and wood fixed and operable 
windows with aluminum storefronts. Roofs are asphalt shingles and rubber membrane. Building exterior finishes 
are mostly original and are in fair general condition. The interior finishes have been periodically replaced as-
needed over the years. Typical lifecycle-based interior and exterior finish replacements are budgeted and 
anticipated during the twenty year reserve period. Most fire stations have leaking asphalt roofs and should be 
repaired or replaced soon. 
 

Mechanical, Electrical, Plumbing & Fire (MEPF) 

The thirty-two facilities reviewed during the assessment ranged in age from the 1749 Court House constructed 
in 1749 to the Senior Center that was constructed in 2012.  Older buildings have heating boilers, while newer 
buildings have furnaces. Older buildings have window and wall air conditioners and ductless split systems, while 
newer buildings have central air conditioning systems. The MEPF and fire protection infrastructure is generally 
in fair condition.  Equipment was replaced as needed over the years.  Some equipment is getting old.  Equipment 
replacements are budgeted over the reserve period.   
 

Site 

Parking lots and driveways have asphalt pavement with some concrete pavement.  Asphalt pavement needs to 
be sealed, striped, milled and overlaid within the reserve period.   Broken and displaced concrete sidewalks need 
to be replaced right away. 
 

Recommended Additional Studies 

The mechanical system in Memorial Hall is not functioning in a balanced way.  A professional engineer must be 
retained to analyze the existing condition, provide recommendations and, if necessary, estimate the scope and 
cost of any required repairs.  The cost of this study is included in the cost tables.  Due to the ambiguity of the 
required repair scope at the time of this assessment, the cost for any possible subsequent repairs is not included. 
 
Animal Shelter, DPW Annex, Fire Station #1 HQ, Fresh Pond Bath House, Little Red School House, Manomet 
Youth Center, Morton Park Bathhouse, and Stephen’s Field Concession: some areas of the facilities were 
identified as having major or moderate accessibility issues. EMG recommends a study be performed to take 
measurements, provide additional itemized details, research local requirements, and, if necessary, estimate the 
scope and cost of any required improvements.  The cost of this study is included in the cost tables.  Due to the 
lack of measurements and itemized findings at this point in time, the costs for any possible subsequent repairs 
or improvements are not currently included. 
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Facility Condition Index (FCI) 

One of the major goals of the FCA is to calculate each building’s Facility Condition Index (FCI), which provides 
a theoretical objective indication of a building’s overall condition.  By definition, the FCI is defined as the ratio of 
the cost of current needs divided by current replacement value (CRV) of the facility.  The chart below presents 
the industry standard ranges and cut-off points. 

 

FCI Ranges & Description 

0 – 5% In new or well-maintained condition, with little or no visual evidence of wear or other 
deficiencies. 

5 – 10% Subjected to wear but is still in a serviceable and functioning condition. 

10 – 30% Subjected to hard or long-term wear. Nearing the end of its useful or serviceable life. 

30% and above Has reached the end of its useful or serviceable life. Renewal is now necessary. 

 

The deficiencies and lifecycle needs identified in this assessment provide the basis for a portfolio-wide capital 
improvement funding strategy.  In addition to the current FCI, extended FCI’s have been developed to provide 
owners the intelligence needed to plan and budget for the “keep-up costs” for their facilities.  As such the 3-year, 
5-year, and 10-year FCI’s are calculated by dividing the anticipated needs of those respective time periods by 
current replacement value.  As a final point, the FCI’s ultimately provide more value when used to relatively 
compare facilities across a portfolio instead of being over-analyzed and scrutinized as stand-alone values.  The 
table below summarizes the individual findings for this FCA: 
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Immediate Needs 
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